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ABSTRACT 


The Land Use Element designates land uses for unincorporated 
Orange County. It depicts the desired development of the 
County and proposes the broad policies required to achieve it. 
Consideration is given to the need for zoning ordinances to be 
consistent with the plan and for integration of the element 
with the entire General Plan. 


The element consists of six sections. Section I forms the 
Introduction, which includes a discussion of legislative 
requirements. Section II describes the relationship of policies 
and goals to the General Plan and lists major policy content. 
The identification of existing conditions and related problems 
and issues are presented in Sections III and IV. Section V 
discusses needs and deficiencies and Section VI contains the 
plan concepts, strategies and proposals designed to implement 
the element. 
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I. INTRODUCTION 


The Land Use Element (LUE) is the major policy document for 
carrying out development and conservation proposals of the 
General Plan. The Government Code, Section 65302, defines it 
as: 


"A land use element which designates the proposed general 
distribution and general location and extent of the uses 

of the land for housing, business, industry, open space, 
including agriculture, natural resources, recreation, and 
enjoyment of scenic beauty, education, public buildings and 
grounds, solid and liquid waste disposal facilities, and 
other categories of public and private uses of the land. 

The land use element shall include a statement of the stan- 
dards of population density and building intensity recom- 
mended for the various districts and other territory covered 
by the plan. The land use element shall also identify areas 
covered by the plan which are subject to flooding and shall 
be reviewed annually with respect to such areas." 


A. Nature and Purpose 


The Land Use Element has several related purposes: fore- 
most, it attempts to describe the land use policies for all 
unincorporated territory in both narrative and graphic 
terms, including the standards and criteria upon which they 
are based. It identifies unresolved issues to be addressed 
by subsequent planning, and describes how the Element is to 
be implemented through the regulation of development and 
more specific planning. 


B. Relationship to Other Elements 


The LUE attempts to reconcile the policies and proposals of 
all elements of the General Plan, thereby promoting the 
achievement of broad goals. When there are differences in 
in emphasis among various elements and the LUE, issues 
become surfaced, necessitating the policy revisions and 
trade-offs that are part of the continuing planning process. 
It is important, therefore, that the LUE, as the major 
policy document of the General Plan, be periodically updated 
along with the other elements. Its amendment, in fact, is 
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a more complex overall task than that of other elements and 
great care must be exercised to clarify and resolve policy 
cone licts’. 


Consistency Assessment 


Government Code Section 65880 requires that city and county 
zoning ordinances be consistent with the general plan. 


The California Council on Intergovernmental Relations' "Gen- 
eral Plan Guidelines" states that this requirement 'empha- 
sizes the importance of clearly defining the purpose and 
nature of the zoning ordinance as having immediate force 

and effect on each parcel of land and the general plan as 

a body of long range public policy." 


Since the land use element establishes proposed land uses, 
it is a key ingredient in consistency assessment. In devel- 
oping the Orange County Land Use Element (LUE), an attempt 
has been made to consider the needs involved in achieving 
consistency while retaining the "long range public policy" 
orientation of the plan. 


A Zoning Consistency Program has already been undertaken 

by the County to determine necessary changes in both the 

Zoning Code and the LUE which will bring about consitency 
(see "Administration of the General Plan"). 


1. POLICY AND THE GENERAL PLAN 


THE CALIFORNIA GOVERNMENT CODE The implication 
STATES THAT: '"'THE GENERAL PLAN of the Govern- 
SHALL CONSIST OF A STATEMENT OF ment Code re- 
DEVELOPMENT POLICIES AND SHALL garding policy is 
INCLUDE A DIAGRAM OR DIAGRAMS AND that the entire 
TEXT SETTING FORTH OBJECTIVES, General Plan, 
PRINCIPLES, STANDARDS AND PLAN including its 
PROPOSALS." many elements, 


should reflect some unified development policies. In other 
words, the plan should express the basic guidelines for develop- 
ment desired by elected representatives of the public. 


The determination and implementation of basic policies are 
central to the planning process. This section of the Land Use 
Element describes briefly what policy planning is, how it fits 
into the planning process, and what functions the policy guide 
plays. 


Policy Definition 


Policy is a widely used term with many connotations. Basically, 
policy may be considered as the link between program activity 
and environmental goals. For purposes of the Orange County Gen- 
eral Plan, policy will be defined as: an organization's commit- 
ment to goals as expressed in written and unwritten guides for 
decision making. There are three key elements to this concept 
of policy: 


1. Commitment - the existence of a policy reflects at least a 
minimal degree of commitment on the part of the organization 
to act in a particular way or to seek a particular goal. 
(Note that there may be a commitment to the status quo as 
the goal.) 


2. Action oriented - policies guide action. Policies are use- 
less if they do not suggest, at least in general terms, 
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the type of action (or prohibition on action) appropriate 
to their implementation. 


3. Multiple levels - policies may vary in scope and degree of 
specificity. Top level policies are broad and general while 
lower level policies are narrower and more detailed, 


If policy is to be implemented (and it is not truly policy unless 
there is implementation), the following actions must usually be 
taken: 


A. Establish specific objectives to be achieved. 
B. Adopt programs designed to achieve the objectives. 


C. Apply standards to measure progress toward objectives or to 
develop the objectives themselves. 


D. Adopt principles to guide the way in which program activi- 
ties are "to be carried out, 


Relationship Between Goals and Policy 


Goals may be defined as an ideal state or condition toward 
which effort is directed. Though these conditions may never 
be totally attainable, goals statements are important since 
they inject a sense of purpose into activities which might 
otherwise degenerate into procedurally oriented routines, 


By themselves, goals are too abstract to guide action. However, 
they provide the rationale for the policies which do guide 
actvon. 


Moreover, even without specific objectives or criteria (desir- 
able as it may be to have such "measurable" detail) it is gen- 
erally possible to determine whether or not a proposed action 
will move the County toward a goal, away from it or essentially 
maintain the status quo. 


Levels of Policy 


Those policies expressed as a part of the Orange County General 
Plan are not all of the same level of significance. The follow- 
ing discussion of levels of policy as compared to elements of 

a trip -- destination, route and means of transportation -- 
illustrate this point (adapted from "Defining Development Objec- 
tives" by F. H. Beal, 1968). 


The first and most general level of policy is the destination. 
At this level, the policies would deal with questions concern- 
ing alternative forms of development, rates of growth, charac- 
ter of the economy, levels of desired public services and inten- 
sity of development. The objectives developed at this level 
may relate to any aspect of urban development. These destina- 
tion points, or policies, are really statements that say "we 
would hike... ".or ‘wouldn"t at) bey nice 2af...". However, stand- 
ing alone, they are of relatively little use in guiding action 
by the community. 


The next level of policy is that route which specifies in gen- 
eral terms the way (route) the destination can be reached. They 
indicate the kinds of actions that will, or can, be used to 
achieve the major or destination objectives. 


The third level is the means of transportation. These policies 
are still more detailed and can be readily translated into 
specific design proposals or action recommendations. They are 
implementing or operating policies. 


One of the values of viewing policies in this way is that it 
illustrates the danger of adopting policies out of a sequence. 
If the lower levels are adopted first, and they often are in 
response to particular problems, there is no opportunity to 
consider properly all the higher levels of policy. To illus- 
trate, if one decides to take a trip by train he immediately 
limits his choice of alternative routes, and, as a consequence, 
his choice of destinations. 


GOALS 


Goals are defined as a desired state or condition toward which 
effort is directed. It is an end to be sought, although it may 
not be attainable. In order to improve the quality of life of 
the County's residents, a set of development goals is essential. 
Consistent with the scope of the County General Plan, these 
goals should satisfy human, physical, economic and governmental 
needs of the citizens of the County. 


As a point of beginning, the Board of Supervisors adopted the 
following statements as interim goals, knowing that they would 
be subject to modification and further detailing as the planning 
process continues. 


GOALS FOR THE HUMAN ENVIRONMENT 


Human environmental goals are those goals related most directly 
with the well-being of man. All of the goals are related in one 
way or another to man and his activities, but the human goals 
deal with him as an individual; his opportunity to develop his 
full potential, physically and mentally; his physical and mental 
health; his use of leisure time; and the way he lives. 


Opportunity 


Opportunity for all residents of the County, regardless of eco- 
nomic status, race, creed, color, sex or place of residence, 

to work and improve their own way of life and to enjoy all of 
their constitutional rights while fulfilling their responsibil- 
ities to the rest of the community. 


Health 

Good physical and mental health for all County residents and 
quality health services accessible to all residents as required 
to meet their needs. 

Education 

Lifelong educational programs and quality facilities that will 
allow all residents of the County to obtain the knowledge and 
skills necessary to achieve their personal goals and to partici- 
pate fully as active citizens. 

Recreation 

Recreation facilities and programs that will satisfy the basic 
needs of the residents of the County for individually satisfying 
leisure time activities. 


Culture 


Cultural facilities that are open to all of the people and that 
meet the varied needs of the many groups residing in the County. 


Community 
A choice of residential communities, within a reasonable dis- 
tance of the individual's place of occupation, where the indi- 


vidual may develop a sense of identity and belonging, and 
satisfy physical, cultural, and economic needs. 
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Safety/Security 

A safe and secure environment for every resident of the County 
while at work, at home, or any other location within the County. 
GOALS FOR THE PHYSICAL ENVIRONMENT 

Physical environmental goals relate primarily to the physical 
Surroundings in which we live. They include both the natural 
and man-made physical elements. 


Environmental Quality 


Optimum sustainable environmental quality levels with respect 
to air, water, sound levels, and plant and animal life. 


Housing 

A supply of housing that varies sufficiently in cost, design, 
type, and location to meet the economic and social needs of 
every resident of the County, 

Transportation 

An integrated transportation system consisting of a blend of 
transportation modes capable of meeting the continuing need to 
move people and goods by private and public means with maximum 
efficiency, convenience, economy, safety and comfort and one 
that 1s consistent with other goals and values of the County 
and of the region. 


Urban/Rural Development 


An urbanzied County that retains a significant rural atmosphere 
by the balanced use of agriculture and open space, 


Amenities 

Preservation and enchancement of the environment through the 
harmonious blending of man's urban structures and life into 

the natural environment, 

Natural Resources 

The wise use and, the conservation of natural resources, enabling 


present residents to meet their needs and simultaneously protect 
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these valuable resources for the use of future citizens, 


GOALS FOR THE ECONOMIC ENVIRONMENT 


Economic environmental goals relate to the internal and external 
factors influencing the economy of Orange County, as well as 

the financial structure of the County itself, In a sense, the 
economic environment is the complex financial network that 
touches every element of life within Orange County, 


Economic Balance 


A healthy and vigorous economy in which business, industry and 
government are properly balanced to meet the needs of all County 
residents relative to goods, services, income, and employment 
opportunity. 


Minimum Income 


Opportunity for every resident of the County to receive, as a 
minimum, an income that will allow the individual or family to 
meet the basic needs of life. 


Economic Distribution 


Commercial and industrial operations distributed throughout the 
County in convenient and aesthetically pleasing centers that 
are compatible with their surroundings. 


GOALS FOR THE GOVERNMENTAL ENVIRONMENT 


Governmental environmental goals concern all aspects of govern- 
ment operation. The goals involve the government structure, the 
involvement of the citizen, the effectiveness and efficiency of 
the government operations, the gathering and utilization of 
revenues, the development and utilization of land and facili- 
ties, and inter-governmental coordination. 


Governmental Structure 


A governmental structure for the total County that fully recog- 
nizes the peculiarities of our local governments; the common 
goals of the residents of the total County; the needs of a 
County that is partially urban and partially rural, and the 
mutual advantages to be gained from the integrated actions of 
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all of the organizations, 
Citizen Involvement 


Greater citizen involvement and awareness of local government 
through the use of improved mechanisms to make information more 
readily available to the citizens, whereby their needs and de- 
sires may be more easily made known to their representatives, 
and whereby the citizens are informed of specific actions taken 
by elected officials, 


Effectiveness/Efficiency 


A government that is responsive and effectively meets the needs 
of the residents by providing facilities and services with maxi- 
mum efficiency and at minimum cost, 


Finance 


A governmental financing system that maintains a balance between 
expenditures and revenues and which equitably distributes the 
cost of government between the present and future beneficiaries 
of such expenditures, 


Land/Facilities 


Optimization of land acquisition and public facilities develop- 
ment to meet the needs of the present and future residents of 
the County. 


Coordination 


A high degree of coordination in policy formulation and imple- 
mentation between governmental jurisdictions both within and 
external to the County. 


INTERIM POLICY GUIDE 


The policies contained in the Orange County General Plan consti- 
tute a policy guide which, when adopted, provides basic direc- 
tion to those aspects of physical growth and development within 
Orange County over which the Board of Supervisors exercises 

some authority. In some cases, the policies relate solely to 
development within the unincorporated portion of Orange County 
(such as land use), In other cases, the policies reflect a 
countywide perspective (such as arterial highways). 
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The present version of the policy guide is likely to be reviewed 
and modified substantially within the near future, Although 
many of its policies were previously adopted by the Board of 
Supervisors, this is the first attempt to package them together, 
Subsequent Board decisions related to growth policy, specific 
plans, open space and conservation elements and other products 
of the planning process will certainly have an impact on the 
policy guide. 


The specific purposes and values of the policy guide are to: 


ihe 


LOR 


Provide direction to those responsible for planning physical 
developments and programs, enabling them to work in closer 
accord with County desires, 


Provide a step of agreement in understanding upon which more 
detailed and extensive planning can proceed, 


Help to avoid the confusion between levels of policies and 
thus help to achieve clearer and more pointed consideration 
of each policy at its appropriate level, 


Help to create a common understanding of the direction which 
is so desirable when many individuals and groups are making 
decisions that affect the County welfare. 


Provide an opportunity for countywide and individual discus- 
sion of policies, ways and means before great amounts of 
time and effort are spent in preparing detailed plans and 
before the time when action is about to be taken, 


Provide a ready reference to assist elected and appointed 
officials in making day-to-day decisions involving physical 
development, 


Make policies more visible so that, a) there is a better 
chance that they will be implemented and, b) they can be 


updated and improved. 


Provide a policy framework for countywide physical develop- 
ment planning activity. 


Provide a basis for the evaluation of physical development, 
programs and 


agency performance in implementing those programs. 


Make it possible to relate countywide physical development 


-ll- 


policies to those of the region and the Southern California 
Association of Governments (SCAG). 


Maintenance and Updating 


In order to be a useful reference, the policy guide must be 
maintained and updated as new information becomes available and 
policy is modified, It is anticipated that the maintenance and 
updating cycle will be related to development of a countywide 
framework plan, review of the SCAG Regional Development Guide 
and further updating and amending of the Orange County General 
Plan . At some point in time, a similar or expanded version may 
be adopted by the many governmental jurisdictions which do have 
authority for policy adoption and implementation within given 
areas of the County. Later versions of the guide may also in- 
clude policies related to the human, economic and governmental 
environments, 


POLICIES 


The top level policies listed below are designed to provide 
guidance for long range decision making in Orange County, The 
implementing policies are designed to provide short range 
guidance. Both of those constitute the Policy Guide for that 
portion of the County under the jurisdiction of the Board of 
Supervisors. 


GENERAL GUIDELINES (Top Level Policies) 


1. To plan for self-contained communities, each in harmony with 
its neighbors, and consisting of necessary places to live 
which reflect a balance of residential, industrial, commer- 
cial and open space land uses, 


2. To enact and enforce regulations which will restrict devel- 
opment in areas subject to substantial hazards to persons 
and property due to seismic activity and surface soil 
hazards, 


3. To consider the policies and decisions of Regional, Federal 
and State agencies when adopting general land uses and 
zoning. 

4. To plan the general distribution location and extent of the 


uses of land under county jurisdiction for housing, business, 
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industry, open space, agriculture, natural resources, 
recreation, scenic beauty, education, public buildings 
and grounds, solid and liquid waste disposal facilities 
and other categories of public and private uses of land, 


To provide general guidance on the use of land and establish 
standards for population density and building intensity for 
the various areas of the county. 


To phase development toward an ultimate population size that 
is environmentally acceptable and will not damage the 
health and safety of the inhabitants, 


Implementing Policies 


To use the General Plan Land Use Element as a guide rather 
than a guarantee in making land use decisions. 


To encourage staged development proposals based on the Gen- 
eral Plan and thus prevent the opening of vast areas for 
premature development, 


To give priority to those development proposals for which 
urban services and public utilities are readily available 
and which conform to the General Plan. 


To withhold approval of tentative subdivision maps and 
planned community zoning until adequate assurances have 
been given that appropriate utilities and public services 
will be available when needed. Whether such utilities, 
public facilities and services will be "available" should 
be considered with reference to the existing capacities, 
planned and committed capacities (including schedules) and 
existing service loads of the agencies involved. 


To ensure that all County departments and districts governed 
by the Board of Supervisors shall, in carrying out their 
activities, seek to enhance the quality of the physical 
environment, including the air, water, sound levels, land- 
scape and plant and animal life. 


To preserve air resources by identifying, monitoring and 
controlling all air pollution sources as required to meet 
established air quality standards and to equitably distrib- 
ute the cost of such activities among the direct and in- 
direct ‘contributors to air pollution. 
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To allow residential densities based on the ranges ana stan- 
dards specified in the Land Use Element of the General Plan 
and encourage the solution of land use problems through 
innovative design. 


7.1 The residential densities proposed on the Land Use 
Element are flexible to the extent that the maximum 
number of permitted dwelling units need not be evenly 
distributed; however, to be consistent the density 
(total number of dwelling units per gross residential 
acre) of any actual land use development proposal 
shall not exceed the density range that is shown by 
the Land Use Element, and must meet the other condi- 
tions established by the General Plan Zoning Guide- 
lines. 


To encourage cluster housing and planned unit development 
when it is found that by this method of development it will 
better preserve natural terrain and the open character of 
the County. 


To ensure consistency between ordinances, rules, regulations 
and the General Plan, consistency shall be defined as: land 
uses which are compatible with the objectives, policies, 

general land uses and programs specified in the General Plan. 


RESIDENTIAL LAND USE AND HOUSING ( Top Level Policies) 


La 


Dig 


To provide the opportunity for every person employed in the 
community to live within or close to the community. 


To generally restrict residential uses from areas subject 
to consistently high noise levels, 


Implementing Policies 


1. 


To provide the necessary resources and support to the Orange 
County Housing Authority as the prime County agency respon- 
sible for housing so that a workable local program for 
provision of low and moderate income housing may be developed 
and implemented at the earliest possible date. 


To plan for a supply of housing that varies sufficiently in 
cost, design and type to provide a choice for the persons 


employed in the area, 


To give priority consideration in providing public services 
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to those developments which offer a wide range of housing 
choice including low and moderate income housing. 


To provide a suitable mix of both ownership and rental 
housing units within the area. 


To consider low and moderate income housing for equitable 
dispersion throughout the unincorporated area, 


To examine all residential development projects, especially 
large scale development, for the feasibility of including 
low and moderate income housing. 


To encourage the efforts of the private sector to provide 
low and moderate income housing through the use of appro- 
priate incentives. 


To study -he feasibility of providing priority consideration 
to those residential development projects which provide 
adequate guarantees assuring the provision of low and mod- 
erate income housing. 


To encourage applicants whose proposed development projects 
would result in the displacement of low and moderate income 
households to guarantee that suitable housing of at least 
equal quality is available. 


To require that all residential units have an interior noise 
level in living areas that is no greater than 45 dBA, 


To limit sensitive land uses such as single family detached 
dwellings, hospitals, convalescent homes, and churches, 
from areas within the 65 CNEL. 


To insure that residential developments in areas with a 65 
CNEL or higher are not approved until the Orange County 
Health Officer verifies to the Planning Commission that the 
noise analysis is technically adequate and that adverse 
health impacts, if any, can be adequately mitigated. 


NOTE: Policies within this section are generally part of the 
physical environment. Since most housing policies relate more 
to human environment they have not been duplicated in the 

Land Use Element text. Those human environment policies relat- 
ing to housing will be included in the text of the Housing 
Element when adopted. 
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COMMERCIAL AND INDUSTRIAL LAND USE (Top Level Policy) 


To encourage the development of industrial and commercial 
land uses within unincorporated communities, based on 
community and countywide economic development needs. 


Implementing Policies 


To locate industrial uses in areas in which such development 
is desirable, and also in areas which are characterized by 
conditions not suitable for residential uses. 


To encourage the design and location of industrial and com- 
mercial facilities so that they will not conflict with 
other land uses. 

To discourage strip commercial development. 

To locate major commercial and industrial centers in areas 
which are easily accessible to major transportation facili- 


telese 


To encourage industrial parks as the preferred method of 
accommodating industrial uses. 


To give priority to those zone change requests or other 
development proposals for local commercial land use within 
areas designated for residential use upon determination of: 
a. The adequacy and appropriateness of the proposal itself; 


b. Consistency with the General Plan; and 


c. Detailed site locations established through the specific 
planning process. 


PUBLIC FACILITIES AND UTILITIES (Top Level Policy) 


Implementing Policies 


1 


To plan for the provision of drainage facilities that will 
be consistent with the goals, objectives and policies, and 
general land uses of the Land Use Element. 
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TRANSPORTATION (Top Level Priority) 


To develop a balanced transportation system in which public 
transportation modes will be more competitive and reliance 
on the public highway/private automobile mode will be 
reduced, 


To restrict further expansion of commerical air transpor- 
tation in Orange County until a plan for an adequate air 
transportation system is adopted, 


Implementing Policies 


To plan for arterial highways and freeways as part of a 
balanced transportation system in support of the land 
uses reflected by the Land Use Element of the General 
Plan and in conformance with applicable environmental 
quality standards. 


To plan arterial highways in such a manner that they provide 
access to but do not divide neighborhoods, village centers 
or parks, but work to form the boundaries of such areas. 


OPEN SPACE AND CONSERVATION (Top Level Policies) 


To preserve a Substantial percentage of the County's urban 
and rural land area as permanent open space to provide for 
the health, safety and wellbeing of the County's present 
and future residents. 


To protect open space from premature development by staging 
urban development. 


To preserve some of the rural character of the County by 
using open space and agricultural lands to separate com- 
munities. 


To enact and enforce regulations which will restrict devel- 
opment in designated floodplains, on or adjacent to rivers, 
creeks, streams and other riparian areas, retaining their 
natural features so as to protect and enhance their value 
to the general public. 


To preserve a substantial percentage of the County as perma- 


nent open space (1) to provide ample outdoor recreation 
opportunities; (2) to conserve natural resources, scenic 
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beauty and agriculture, and other land and water resources 
whose retention is necessary for the continued maintenance 
of the quality of the environment and development in order 
to achieve efficient growth and maintain community scale 
and identity; and (3) to prevent incompatible development 
of areas that should be preserved or regulated for scenic, 
historic, conservation and public health and safety re- 
sources. 


To conserve the natural resources of the County by effec- 
tively managing the use of needed resources and by pre- 
serving the remaining resources for future generations. 


To maintain in as near a natural state as is consistent 
with public safety, the stream courses, estuaries and other 
water bodies of the County. 


To assure compatibility of uses surrounding a designated 
wilderness or wilderness-type area, by instituting a special 
review of uses and proposed uses within one (1) mile of the 
boundaries. 


To insure land uses within designated scenic highway cor- 
ridors are compatible with scenic enhancement and preser- 
vation. 


Implementing Policies 


La 


To seek out, evaluate and take advantage of special opportu- 
nities to obtain open space as these opportunities become 
available and when the available open space meets or helps 
to meet established open space requirements. 


To preserve natural resources by protecting fish, wildlife 
and vegetation habitats; by retaining the natural character 
of waterways, shoreline features, scenic land features; by 
safeguarding areas for scientific and educational research; 
by respecting the limitations of our air and water resources 
to absorb pollution; and by encouraging legislation that 
will assist in preserving these resources. 


To preserve as much as possible the natural character of 

the landscape by requiring proposed development plans for 
hillsides and ridgelines to consider scenic and conservation 
values, impacts on soil mantle, vegetation cover, water 
resources, physiographic features, erosion problems, and 
recontouring and replanting where the natural landscape has 
been disturbed. 
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To permanently preserve agricultural land and prime soils 
as a natural resource and economic asset. 


To permanently preserve significant watershed and ground- 
water recharge land as a means of maintaining the present 
capacity for local natural water recharge and reducing the 
County's dependence upon imported water; of providing a 
natural form of flood protection; and, of maximizing the 
multi-use potential of these lands for other open space 
purposes. 


To retain agricultural preserves to the maximum extent pos- 
sible by discouraging non-renewal and by the use of zoning 
and other means to protect these lands from the pressures 
of urbanization. 


To protect the Laguna Greenbelt area from development 
pending the completion of applicable plans. 


To make use of open space easements and similar devices as 
an adjunct to planned community zoning and specific plans 
in order to implement the open space intentions of the 
General Plan and the "tradeoffs" made at the General Plan 
level, irrespective of future property divisions or owner- 
ships. 


To require, if necessary, conditions and mitigation measures 


for new development to minimize adverse impacts of land use 
in the vicinity of a wilderness area. 
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I IDENTIFICATION OF EXISTING SITUATION 


A. 


Historical Perspective 


Between 1940 and 1950 agriculturally oriented Orange County 
experienced a significant increase in population, surpassing 
both the national and California average rates. The condi- 
tions which precipitated this growth included migrations 
from Los Angeles, the extension of freeways, arterials 

and other public facilities and the attractiveness of the 
county as a residential community. 


In 1960, Orange County ranked fifth in population among the 
state's counties and in 1970 it ranked second. Development, 
once confined to western Orange County, spread to the 
southeastern sector, placing great pressure on the unincor- 
porated area. By the early 1970's, it became apparent that 
the County's Land Use Element (adopted in 1947 and amended 
by various area plans) was no longer adequate to respond to 
either current or projected growth. As a result, an inten- 
sive effort to update the plan was undertaken. 


In December, 1973, the Board of Supervisors adopted a re- 
vised plan which delineated broad areas within which devel- 
opment during the subsequent ten years would be likely 

to occur. The "1983 Land Use Element" was designed to 
serve as a policy guideline for decisions on short range 
physical development -- enabling public and private land 
use to be coordinated at a time when Orange County had 

not reached a consensus on its ultimate growth and develop- 
ment. 


Proposals submitted after the adoption of the new elememt 
were processed as amendments to the plan. This resulted 

in the adoption of a number of additional policy supplements 
containing more detailed guidelines for specified sub-areas 
of unincorporated territory. 


Current Statws 


The planning area covers all of unincorporated Orange County. 
Fringe areas and county islands reflect the plans of affected 
cities as much as possible. 
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Although the element is a comprehensive document, there 

are a number of policy questions which require additional 
consideration. Such issues as the determination of areas 
which need to be conserved or changed from their current 
designations are yet to be decided. These major policy 
decisions will profoundly affect the growth and development 
of the county for years to come. 


Experience under the recently strengthened state laws with 
respect to both the amendment process and consistency 
assessment suggest certain modifications to the element. 
For example, the element contains varying levels of detail 
tocompensate for the absence of more specific plans in 
key growth areas. Over time, attempts will be made to 
raise the Land Use Element to a consistent level of general 
detail throughout its area of application. 
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IY. PROBLEMS AND ISSUES 


To some extent, the Land Use Element contains both short and 
mid-range proposals. Various problems and issues (unresolved 
questions) remain to be dealt with in unincorporated territory. 
The severity of some of these suggest that action should be 
careful and deliberate. 


One approach is to establish sequential or phased action, but 
this is an issue in itself. In order to bring perspective to 
the issues involved, the following summary of basic concerns 

of local government, citizens, property owners and others 

has been compiled: 


1. What should be the future character and quality of 
the physcial environment in unincorporated Orange 
County? 


2. What social, environmental and economic goals and 
objectives should we strive to achieve? 


3. How should the plan for unincorporated territory 
relate to adjacent areas and what trade-offs are 
necessary, if any? 


4, What expectations by property owners are realistic 
in terms of a) use of their property; b) confidence 
in commitment by the County to that use; c) thrust 
of the public interest in their proposals; and 
d) reasonable levels of investment risk to be 
extended? 


5. What should county government's posture be regard- 
ing proposed developments in areas for which suf- 
ficient plans do not yet exist? 


6. How may public utilities, facilities and services 
be most effectively and efficiently programmed to 


both support and implement the plan? 


7. To what extent should the Land Use Element be an 
"end-state" plan reflecting ultimate development? 
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8. To what extent should the Land Use Element provide 
for either temporary or permanent preservation of 
agriculture? 


9. What is the County's responsibility to the coastal 
and mountain areas' resources in terms of local 
and regional demands upon these sensitive areas? 


10. What are the most important areas in the County to 
be conserved; which to be changed? 


11. How should the plan be most effectively and equi- 
tably implemented? 


The Land Use Element attempts to address these issues through 


broad policies designed to provide both the flexibility and 
definitive guidelines necessary in a dynamic situation. 
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W.NEEDS AND DEFICIENCIES 


Needs and deficiencies to which the Land Use Element is intended 
to be responsive are derived from two sources. The first is an 
examination of problems and issues facing the unincorporated 
area in light of the current situation previously described. 

The second is the requirements of state law, which have the 
effect of giving the general plan increased weight in the plan- 
ning process. 


Consequently, needs and deficiencies relate mainly to the plan- 
ning process. A list appropriate to Orange County's situation 
would include the need for: 


1. A long range comprehensive plan and related short-range, 
mid-range and long-range policies. 


2. A clearly structured General Plan document in which each 
element is consistent with the balance of the Plan. 


3. Precise definition(s) of policy terms to minimize variation 
in interpretation of the plan's intent. 


4, Appropriate level of citizen participation in the General 
Plan process. 


5. Continued improvement in the planning process to facilitate 
plan responsiveness to both resident and development 
interests. 


6. Explicit standards, criteria and programs to mitigate the 
impact of public and private activities on the natural 
environment, 


7. Development of specific plans, based upon the General Plan. 


8. Coordination of the plan with affected governmental juris- 
dictions and agencies. 


Each amendment to the Land Use Element represents an attempt to 
enhance the General Plan with respect to above requirements. 
Particularly through text revisions, ambiguities are removed 
and the policy intent of the plan is clarified. 
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WI.PLAN CONCEPTS AND STRATEGIES 


To carry out the plan efficiently, land use proposals are di- 
vided into two major groups: reserve areas and urban areas, 

This establishes a formal procedure allowing change from one 
category or group to another. Each category is described below 
in terms of its characteristics and planning guideline policies. 


A, RESERVE AREA: This is land identified on the Land Use Ele- 
ment Map where proposed residential, commercial or indus- 
trial land uses are not yet ready for implementation or 
where such proposed land uses have not yet been adopted. 


This designation is one in which both public and private 
planning are encouraged within the limits of available 
planning resources and constraints of approved amendment 
schedules. Residential, commercial or industrial devel- 
Opments, particularly large scale developments, are not 
encouraged within the reserve designation. Reserve areas 
should remain in or be rezoned to agricultural zoning 
disvrices, 


Initially, all preserve and planning reserve areas desig- 
nated on the Land Use Element as of January, 1975, are 
included in the reserve category. Such areas may be 
modified by amendment to the General Plan. Subsequently, 
where urban uses have been adopted, but remain in reserve 
status, the normal General Plan land use designation is 

used and followed by the letter "R" (example: 1.3R - 
Medium Density Residential, Reserve). Any level of planning 
short of implementation may be undertaken in reserve 

status, 


Removal of land for either a phase or the entirety of a 
planning area from the reserve status must be accomplished 
by amendment to the General Plan. In addition to other 
General Plan policies, approval of a request to remove land 
from reserve status will be based upon the degree to which 
all of tthe following criteria are satisfied , 


1. Adequate public services, facilities and utility capa- 
cities exist or have been planned and budgeted to ade- 
quate capacity and will be available at the time of 
development. 
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2, Existing or planned and budgeted traffic and/or transit 
facilities will permit access to employment and activity 
centers without exceeding local or regional transporta- 
tion facility capabilities. 


3. Implementation of land uses will give consideration to 
broadening housing opportunities for low and moderate 
income families. 


4, Residential and employment centers will be brought 
closer together to minimize vehicular miles travelled. 


5. A minimum of natural hazards exist or can be mitigated 
to the County's satisfaction. 


6. Natural resources are either insignificant or can be 
preserved to the County's satisfaction. 


7. Applicable air and water quality standards for respec- 
tive air basins and watersheds can be met. 


8. Regional impact of proposed land uses have been eval- 
uated by the County and required amendments to all 
applicable General Plan elements have been identified. 


9, Urban land uses have been adopted within the reserve 
area, 


B. URBAN AREAS: This classification applies to those regions 
of the County where varying degrees of development should 
occur within the next ten years, It encompasses existing 
urbanized as well as vacant areas on the urban "fringe" 
which are ready for development in the near future. Devel- 
opment is "encouraged" within these areas because support 
systems, such as highways, water and sewer facilities, and 
other public services have been provided. It is an objec- 
tive of the Land Use Element to bring about the most effi- 
cient utilization of public facilities and services by 
providing for staged development based on their logical 
extension. 


The urban land use area includes almost all land use cate- 
gories but is characterized by residential, commercial, 
industrial, public and quasi-public uses,* 


*In preparing the plan, it has been a policy to reflect the ap- 


propriate city general plan for "county islands" (unincorporated 
territory surrounded by a city or cities) whenever possible. 
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MAJOR LAND PATTERNS 


In addition to the Urban Area planning guidelines below, 
other applicable policies are found in descriptions of major 
land use categories and sections of the text, including 

the policy guide. 


PLANNING GUIDELINE POLICIES 


A. Property located within Urban Areas shall be rezoned to 
conform to the goals, policies, objectives and general 
land uses delineated by the General Plan. 


B. Undeveloped land located in the Urban Areas should be 
encouraged to develop in a manner consistent with the 
goals, objectives, policies and general land uses de- 
lineated by the General Plan, 


C. The extension of roads, public services and utilities 
in the Urban Areas should be encouraged in a manner 
consistent with the goals, objectives, policies and 
general land uses delineated by the General Plan, 


D. Development which permanently preserves significant 
amounts of Open Space in the urban areas should be 
encouraged, 


E. The preparation of specific plans and amendments to 
existing plans should be undertaken with citizens' 
groups and local jurisdictions adjacent to such areas, 


F, The annexation of unincorporated County islands should 
be encouraged prior to future development. 


G. Inter-governmental planning efforts should be encouraged 
for fringe areas, particularly in the preparation of 
specific plans, 


LAND USE PROPOSALS 
Residential 


Residential uses are proposed only for the unincorporated Urban 
Areas of the overall planning area. Generally the major feature 
of the residential proposals is variety. Although in some lo- 
cales residential densities have been reduced, the proposals 
encourage a variety of housing types. This is accomplished by 
"residential standards" which allow for different arrangements 
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of dwelling units as long as those standards and overall density 
(dwelling units per gross acre) are not exceeded. The policy 
expressed here is one of conserving our environmental resources 
and seeking a harmonious balance between our homes and our 
surrounding physical environment. Steep terrain, and signifi- 
cant and sensitive resource and open space areas are generally 
located where lower residential densities are proposed, with 

the more level and less sensitive areas receiving higher density 
residential land use allocations. 


Commercial 
pad et 


Commercial land uses are designated by the Land Use Element in 
terms of local, community and regional commercial uses, It is 
to be noted that local commercial uses are not indicated on the 
map of the Land Use Element. This is because local commercial 
is generally of a relatively small size and is supportive of 
(thus can be located in) almost all other land use categories, 


The policy contained here is to consider action on zone change 
requests or other development proposals for local commercial 
land uses if such proposals meet criteria which indicate: 


1. The adequacy and appropriateness of the proposal; and, 
2. Consistency with the General Plan. 


Community commercial proposals are indicated on the Map either 
because they already exist (or have substantial commitment) at 
that general locale. 


Regional Commercial uses designated by the Land Use Element 
essentially represent existing proposals. When regional commer- 
cial proposals are combined with local and community commercial 
it becomes apparent that consideration of the amount of commer- 
cial zoning and its location should be the subject of an exten- 
sive study, This is particularly true for southeastern Orange 
County. Until the issues concerned with commercial development 
are addressed, the Land Use Element can only offer general 
guidelines, 


Industrial 
Industrial designations reflect most of the industrially zoned 
land in southeastern Orange County. Small new industrial areas 


are proposed by the Land Use Element for many unincorporated 
islands throughout western Orange County. The current problems 
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associated with the development of southeastern Orange County, 
the industrial absorption ability of that area, and intra-area 
competition are thus represented by the current Land Use 
Element. 


Inherent in the industrial proposals of the Land Use Element, 
however, is the policy that land designated for industrial park 
or light industry use should be developed to that use and zoned 
for accordingly, 


Open Space 


There are four major open space designations on the Land Use 
Blement map: 


1. Exclusive Agriculture which forms a major part of the Re- 
serve area, 


2. General Agriculture and Natural Resource areas; 
3. Recreational and Other Open Space; and 
4, Site Plan Review (Open Space - Urban Use Relationships). 


The Recreational and Other Open Space features reflect adopted 
goals, policies and concepts of the Open Space and Conservation 
Elements of the General Plan, It should be noted that not all 
of the open space allocations are to be construed as permanent 
open space proposals, The Open Space and Conservation Elements 
point out that there are many functions and categories of "open 
space'' and not all relate to public acquisition or permanent 
preservation, 


Site Plan Review . 


This designation is utilized where urban uses have been adopted, 
but due to unique environmental, aesthetic, recreational, or 
conservation considerations, the normal General Plan land use 
designation is used and followed by the letter "S" (example: 
1.4S - High Density Residential, site plan review). 


The site plan review designation is used where the intent is to: 
1. Treat urban development as a use infringing into an area 
which has environmental, aesthetic, recreational open space 


or conservation value, particularly at a community or re- 
gional scale, but where the nature and extent of commitment 
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to the preservation of the area in open space remains to 
be established. 


2. Emphasize primary concern for sensitive treatment to suc- 
cessfully accommodate urban uses, 


3. Clearly delineate open space-urban use relationships through 
detailed plan review in order to carry out the General Plan 
intent. Land uses should be consistent with the Open Space 
and Conservation Elements of the General Plan as well as the 
Land Use Element. It 1s intended that approval of imple- 
menting zoning will be limited to consideration of only 
those regulations which require a site plan review or other 
specific plan or precise plan approval. Under certain cir- 
cumstances, such review may also include architectural 
considerations. In any event, there 1s no intention 
to reduce the overall density within a particular urban 
category by virtue of the "S" designation, 


MAJOR STANDARDS AND LAND USE CATEGORIES 


The General Plan Land Use Legend, definitions and residential 
standards comprise the categories and subcategories of the Land 
Use Element, Major standards of the General Plan are included 
in each category. At the broad goal level, these standards 
serve as land use policy objectives. As development occurs, 
however, it must also be compatible with the programs and 
general land uses of the Plan, 


Because the Land Use Element categories are at a broad level, 
actual development compatibility with the General Plan will 

be achieved through "Specific Plans."" These plans will be one 
of the primary steps or guides in implementing the General Plan, 
Consistency will be determined through the use of the General 
Plan/Zoning Guidelines and future policies to be established by 
the Planning Commission and the Board of Supervisors. This 
methodology will enable the General Plan to have both flexibil- 
ity and administrative efficiency in terms of achieving overall 
goals. This is in keeping with the concept of utilizing the 
General Plan as a working guide for future development of 

the County, 


The purposes of the "Specific Plans" mentioned above are to: 
1. More specifically define and detail the public policies for 


development of a specified area through a plan which inter- 


ea 


prets the basic proposals of the broader General Plan; 
Serve as implementation plans for the General Plan; and 
Establish more adequate administrative procedures regarding 


development regulation so that the General Plan will be 
truly implemented. 


LAND USE CATEGORIES 


dea) 


Residential: This classification designates areas which 
are to be used for all types of housing, ranging from rural 
large-estate areas in outlying districts to high intensity 
urban residential units in appropriate locales, 


The residential land use category of low, medium-low, 
medium, high and heavy density includes various sub- 
categories. These are primarily designed for certain areas 
of the County where more specific policy direction on den- 
sity has been established during the Land Use Element plan- 
ning process. Unless noted otherwise, residential land 

use sub-categories shall conform to and be applied in a 
like manner as the broader categories of which they are 

Gl pyeheoie ¢ 


All of the residential density categories, and sub- 
categories, are described in terms of character, dwelling 
units per Gross Residential Acre, and Area Per Unit Stand- 
ards, 


Development is expected to occur in accordance with the 
basic character of the residential category designated 

on the Land Use Element Map and described in the text, 
Flexibility and greater efficiency of land use through 
other arrangements of dwelling units may be achieved within 
each category if certain conditions are met. Those condi- 
tions, as well as formulas for density computation for 
types of residential projects are presented in Zoning 
Guidelines Section of this text. 


Application of these categories is intended to include 
public and quasi-public facilities which are designed to 
be supportive of the residential category, such as, for 
example, local schools, libraries, post offices, hospitals 
and parks. Other uses such-as public and private commer- 
cial recreation facilities, and local commercial uses may 
be assumed consistent with the residential designation 
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provided proposals for those uses conform to other goals, 
policies and objectives of the Element. 


These residential categories are intended for application 
to all areas so designated in the Land Use Element Map, 
with one exception, Where Planned Community Districts 

have been adopted, but not reflected in detail at the 
General Plan level (such as portions of Laguna Niguel and 
Mission Viejo) the overall density, area per unit and char- 
acter represented on the Land Use Element Map are assumed 
to reflect the Planned Community district regulations, 


Where specific plans meeting County standards have been 
scheduled by the County for preparation and consideration, 
flexibility in residential categories beyond those con- 
tained in the following sections may be considered, 


As a rule, the intended character of residential develop- 
ment by category is as follows: 


1) Low and Medium-Low Density: Basically conventional 
development at the midpoint of the density range with 
some flexibility in design if it can be demonstrated 
to be preferable. 


2) High and Heavy Density: Basically multiple family 
development at the midpoint of the density range. 


3) Medium Density: Basically conventional development at 
less than mid-range densities, clustering of units at 
the higher end of the density range, and flexible 
design about the midpoint of the density range. 


1.1 Low Density 
Character 
Single family large lot estate with much of the sur- 
rounding area in open space uses. Primarily designed 


for the maintenance and/or new development of semi- 
rural, often equestrian oriented communities. 


Density: DU/AC APU 
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1.4 


Medium-Low Density 


Character 


Single family large lot residential use. Often asso- 
ciated with hillside and foothill areas. Sometimes 
utilized as a buffer density providing transition 
between low and medium density neighborhoods. 


Density DU/AC APU 

jr Zee 6500) to 9200 
bea 2 16,500 to 13,000 
Vez 2 digs ea P5000 G0 11.000 
Vezo eal ie Web) LE 000 to 92300 


Medium Density 


Character 


Single family detached dwelling units on standard 
sized lots. Some townhouses or cluster arrangements 
may occur. 


Density DU/AC APU 

Le 36.) nO 95300 tor 5,000 
Lee 35 DY a 9,300 ta 6,500 
We 2. One Graee 6,900, te 5,000 


High Density 


Character 


This category is designed to encourage more intense 
development than single family detached units. Town- 
house, condominium, duplex and triplex units are 
dominant with some small lot single family units. 
Usually, high density is located in close proximity 

to commercial employment areas, educational and insti- 
tutional land uses, and cultural and other public 
facilities such as major transportation routes. 
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Residential categories 


Density DU/AC APU 
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Heavy Density 
Character 
Areas of intensive multiple family residential devel- 


opment. Apartments and small lot duplex, triplex, and 
fourplex units are includsed within this category, 


Density DU/AC APU 

ino Lsa-.43 b,200' —" 800 
Yk Leo= 28 £800 =- 1.206 
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2.0 Commercial 


Cad 


Local Commercial: These areas provide for convenience 
facilities and goods to serve the needs of the imme- 
diate neighborhood. This includes limited professional, 
retail service and commercial uses. Small food markets 
and laundromats and drug stores are typical examples 

of this category. All uses within this classification 
must be oriented to the immediate neighborhood and 
compatible with adjacent patterns of development. 

Since local commercial facilities are not considered 

to have countywide significance they are not reflected 
on the Land Use Element Map. Until such time as pre- 
cise locations for such facilities are developed 
through specific planning, the following guidelines 
should assist in distributing local commercial zoning. 


Local Commercial Guidelines 


i 


To encourage the development of local commercial activ- 
ities in centers with common planning, design and 
facilities (such as parking, ingress and egress), 


To locate wherever possible local commercial develop- 
ment at intersections of primary and secondary streets; 
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wherever local commercial development must of necessity 
be located adjacent to major streets, ingress and 
egrees should be from the lesser of the intersecting 
arterials, 


To locate commercial development so that wherever 
possible it is centrally located within its service 
area, 


To locate local commercial sites at an optimal dis- 
tance from regional and community commercial centers. 


To generally locate local commercial centers one mile 
apart. 


To set a general standard of one acre of local commer- 
cial development per 1,000 people in the service area, 
Because there 1s no absolute criteria for the local 
commercial acreage needed to adequately service a given 
number of people, this standard should be tempered by 
the character of each particular service area, 


To set a general standard of four to ten acres for 
local commercial development. 


To require the developer to provide justification in 
the form of a statistical analysis of the market ser- 
vice area of a proposed local commercial development 
at the time of the zoning request in order to assist 
the Planning Commission in determining the adequacy 
and appropriateness of local commercial development. 


To regularly review and evaluate excessive undeveloped 
commercial zoning for its ability to serve the com- 
munity. 


Community Commercial: This category designates land 
for commercial centers which provides a wide range 

of facilities for retail trade, convenience goods, 
services and professional office uses. In addition 
to supermarkets, restaurants, movie theaters and 
banks, it includes areas of larger retail volume than 
that of local commercial. Financial, insurance, real 
estate and personal and professional services and 
wholesale trade are compatible with these business 
Cenkersr 
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2.21 Professional - Administrative: This sub- 
category indicates land for the exclusive devel- 
opment and/or continued use of low intensity 
professional and administrative offices through- 
out the County. Typical land use within the sub- 
category would include insurance, real estate, 
branch banks and other personal and private 
services. 


Professional - Administrative Guidelines 


1. To encourage the development of Profes- 
sional - Administrative centers with inward 
orientation, common design and facilities, 


2. To locate such sites, where practical, close 
to the intersection of primary and secondary 
streets in conjunction with commercial 
development. 


3. To require justification in the form of a 
statistical analysis of the market service 
area of proposed professional - administra- 
tive sites to assist in determination of 
adequacy and appropriateness of the devel- 
opment proposal. 


4. To discourage the development of offices in 
lineal patterns fronting along major arter- 
ials which might cause congestion, and/or 
ingress and egress problems. 


5 To discourage those proposals designed to 
capture through. traffic and to encourage 
those proposals sited to serve the neighbor- 
hood. 


Regional Commercial: This classification identifies 


a TERE Reo tee | SERRE Weta SEER TTS eH . . . 
a relatively high intensity major center of commercial 


activities and specialized service establishments 

that require centralized locations to serve the large 
urban population of the region or sub-region. Land 
designated appropriate for regional centers must serve 
a number of communities lying within a convenient 
driving time of such a center. Regional commercial 
centers provide for major shopping, financial, admin- 
istrative, entertainment, cultural and recreational 
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uses. South Coast Plaza and "The City" are examples 
of major shopping areas that are found within this 
category, while Newport Center and regional commercial 
recreation facilities such as Disneyland would be 
typical of some of the other types of administrative, 
financial and recreational use. 


Inca sitaaaall: 


Sia 


Bind 


4.1 


industclaleParkiwelnesesancassane indicated Lom a 


special type of large planned industrial area. Each 


area is to be designed and equipped to accommodate a 
community of industries and other uses of land in a 
manner compatible with one another and surrounding 
areas, 


Light: This classifies general industrial uses in 


which light and service industries with few nuisance 


or hazard qualities may be established. Typical uses 
found within this category include facilities involving 
nonelectrical machinery; electrical machinery; drug, 
textile, tobacco and leather goods production; and 
miscellaneous manufacturing. 


Heavy: These are areas for the heaviest and most 


SSS ° . . . ry . . . 
intensive industrial uses in which industries with a 


degree of uncontrollable nuisance and/or hazard qual- 
ities may locate. 


Public Buildings and Grounds 


Public Facilities: This category indicates those 


SSPE, SE. SLE WE <a e . . . 
facilities built and maintained for the public under 


the jurisdicition of various governmental units. 
Included in this category are schools libraries, 
civae buildings, andifire “and police facalities. 


Quasi-Public Facilities: These facilities are the 


type built for the public benefit but maintained and 


administered by private entities. They include 
churches, hospitals, and power-waterwaste facilities. 


Open Space: This category is intended to reflect and 
enhance the Open Space and Conservation Elements of the 
General Plan through designation of the Open Space Category 
(and sub-categories) on the Land Use Element Map. 
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Natural Resources: This designation is applicable 

to lands characterized by their natural condition and 
raw materials. Uses should be oriented toward the 
adequate preservation and development and utilization 
of the land's existing nonrenewable resources. In- 
cluded in this category are water resource areas, 

and resources such as oil, sand and gravel (and other 
minerals). Until such time as specific mineral re- 
source extraction sites are found by the Planning 
Commission to be consistent with the Land Use Element, 
such sites are deemed to have “only a degree" of 
consistency with the following Land Use Categories 

of the Land Use Element: Heavy Industrial, Natural 
Resources, General Agriculture, Recreational and Other 
Open Space; and are assumed to be inconsistent with 


SAL SSID ae tee aR i ar LAs nace a el ataltnse heiaal caiaeeact 
all other land use categories, 


Agriculture 


D2. Exe lusive: This indicates areas used exclu- 
sively for production of food or fiber and 
includes uses such as crops, orchards and 
grazing land. "Agricultural Preserve" lands may 
be included in this designation although a par- 
ticular preserve area may be in existence for 
open space reasons other than or in addition to 
agricultural pursuits. 


5.22 General: These are agricultural areas where 
limited, low intensity non-agricultural and other 
open space uses are permitted, but which have 
the overall purposes and intent of producing or 
preserving food and fiber, including crops, 
orchards and grazing land. 


Recreational: This refers to lands primarily suitable 
to serve the outdoor recreational needs of the resi- 
dents of the area or region. Specifically, these areas, 
depending on the population they serve and their acre- 
age and location, can be classified into various types, 
such as community and regional parks, recreation cor- 
ridors, golf courses, beaches, special purpose recrea- 
tional facilities providing for such activities as 
boating and flying, and other recreational facilities. 


5.31 Tourist Recreation/Commercial: This subcategory 
1s applicable to areas which, because of unique 
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natural or manmade amenities on or near the 
site, facilitate maximum conservation of the 
amenities through comprehensive site planning 
involving a mix of uses emphasizing recreation 
oriented commercial activities, open space pre- 
servation and conservation of significant natu- 
ral features. Typical uses to be encouraged 
would include public or private recreational, 
cultural;-soeraly vand™educational facilities; 
gift and specialty shops; food and drink estab- 
lishments; hotels and other permanent overnight 
accommodations; limited residential development ; 
and required parking facilities. Camping and 
recreational vehicle facilities are not in- 
cluded in this designation, but are to be 
provided for in the (5.3) Recreation category. 


Tourist Recreation/Commercial Guidelines 


To encourage multi-use developments combining the above 
uses and any others which achieve the intent of this 
designation. 


To provide for a mix of uses which will facilitate both 
seasonal and year-round activites, including residential 
uses, so long as residential uses do not predominate. 


To vary the uses from site to site so as to capitalize on 
the particular location, size and uniqueness of each area. 


To require (1) an adopted community (specific) plan and 
(2) a features plan for the parcel(s) in question, as 
input to mandatory site plan review for any zoning to 
implement this designation. 


To provide for maximum public access to the amenities 
afforded by the site. 


To arrange buildings, structures and manmade improvements 
so that scenic aspects of the site are available for 
public enjoyment. 

To conserve natural features of the site through use of 
site alterations and grading that enhance the natural 


scenic and recreational features of the site. 


To permit residential uses in combined commercial and 
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residential structures, with ground level reserved for 
commercial uses. 


To otherwise limit residential uses to attached structures 
which do not inhibit public access to the amenities on or 
near the site and which may also provide for transient 
lodgings within the project site. 


To consider the nature and significance of the natural 
amenity, as well as the feasibility of tourist recreation 
development, in determining the proportion of open space to 
manmade improvements. 


To require that facilities accomodating overnight tourists 
be permanent structures. 


5.4 Other Open Space: This category indicates lands 
designated by the Open Space Element as being of 
notable scenic, natural and cultural attraction, or 
special ecological, wildlife or scientific study 
potential and areas of topographical, geographical 
and historical importance. Examples include national 
forest lands, greenbelts, open space corridors, and 
open space necessary to enhance development form and 
pattern. 


In some instances the application of this designation 
is very broad, calling for future consideration and 
subsequent detailed planning, while in others the 
designation is intended to be more specific and 
usually represents an agreed upon preservation com- 
mitment. Such commitment may be public, private, or 
both, and is referenced in amendment files and 
exhibits. 


The designation is used (1) to generally represent 
open space uses in the Reserve Area; these uses 
basically represent Open Space Element considera- 
tions, (2) to indicate open spaces within urban 
areas. The scale of open space in the latter cate- 
gory may vary considerably, owing to the absence of 
detailed plans within the adopted open space priority 
areas. However, within these areas the intent is to: 


1. Emphasize the relationship of open space to the 
immediate area, 
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Character 


2. Establish a direct relationship between open space 
and adjacent urban development. 


3. Encourage strong public and/or private commitment 
to the preservation of open space generally as 
delineated on the Land Use Element. 


5.41 Conservation: This sub-category indicates those 
portions of "Other Open Space" lands which re- 
quire preservation in a natural state on behalf 
ofseherpublmeminbearest.. se =" an) 


The primary criteria for the identification of 
the (5.41) areas are 1) planning analysis which 
indicates these areas have a high degree of 
conservation value, based upon the Open Space 
and Conservation Elements; 2) little or no 
development; and 3) strong public and/or private 
commitment to the conservation of the areas. 


It is the intent of this sub-category that only 
those uses which are of a passive recreational 
mature (such as viewpoints); of limited active 
recreational nature (such as hiking and eques-— 
trian trails); required for scientific study 
and interpretation; or those public service, 
facility and utility uses absolutely required 
for public safety, health and welfare are to be 
considered compatible. 


Rural Residential: This designation applies to open 


ee eee . . . . . 
Space areas 1n which limited residential use is a 


compatible adjunct to the primarily natural character 
of the terrain. These lands would accomplish two pur- 
poses: 1) to preserve open space areas in their natu- 
ral state to the maximum extent possible through 
public acquisition, dedications, or private ownership, 
and 2) to provide opportunities for rural residential 
lifestyles in areas where more intensive development 
would be environmentally disruptive. It is assumed 
that uses appropriate to the (5.4) Other Open Space 
designation are also compatible within areas desig- 
nated rural residential. 


The general character of development within this designation is 
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OPEN SPACE PRIORITY AREAS 


ORANGE COUNTY, CALIFORNIA 


1 Santa Ana River/Santiago Creek Greenbelt 
2 Urbanized Area 

3 Aliso Greenbelt 

4 Laguna Greenbelt 

5 Chino Hills 

6 Upper Santiago Greenbelt 
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predominantly open space with sparsely developed, scattered 
residential uses. Small to moderate size ranchos with either an 
agricultural or equestrian theme would typify the intended uses 
where private development takes place. Landforms should be re- 
tained in their natural state to the maximum extent feasible by 
clustering units to minimize grading and the length and number 
of new roads where such treatment minimizes disruption of the 
site. A residential density ranging from 1 unit per 2 acres to 
l unit per 40 acres with an average lot size of 1 unit per 10 
acres is compatible with the rural designation. The units may 
be placed at appropriate locations on the site providing access, 
water, sewage and site plan review standards can be met and 
providing that the selected site is not hazardous for develop- 
ment (see density guidelines). In order to preserve the natural 
character of the terrain, a maximum of 54 of the site is in- 
tended to be developed with impervious surfaces (1.e., build- 
ings, driveways, roads, €tc.). 

Density Guidelines 

The assignment of specific densities to lands featuring charac- 
teristics unique to a site shall be accomplished through man- 
datory site plan review as input to any zoning to implement this 
designation. Density specification which will be accomplished 
either through a community plan or other specific plan. For 
general planning purposes, density will be calculated at an 
average of 1 unit per 10 acres. Criteria to be considered 


include: 


1. Relationship to primary channels of a standard project 
floodplain; 


2. Distance from an existing all weather through public road; 
3. Status of agricultural preserve contracts, if any; 


4, Presence of Reserve designation on the county Land Use 
Element ; 


5. Degree of slope instability; 
6. Relationship to fracture zone of an active earthquake fault; 


7. Slope categories: 0-154, 15-304, 30-504, and greater than 
B0Zcs 


8. Relationship to an adopted county/state scenic highway 
Corridor: ard 


2s 


9. Quality and utility of agricultural soils (Class I and II). 


NOTE: The Land Use Element Map may designate certain lands in 

a general manner for public use. In some instances parcels have 
already been acquired by the appropriate public agency. Some of 
these sites may currently be in private ownership. It is the 
intent of the Land Use Element that the appropriate public 
agency acquire and develop such public facilities in the general 
vicinity of the area designated on the plan diagram. It is rec- 
ognized, however, that the appropriate public agency may not 
have sufficient funds to acquire all of the sites immediately 
for facilities which are expected to be required either now or 
when the area reaches its planned population level. It is the 
intent of the Land Use Element plan that all concerned public 
agencies will be notified prior to the approval of any proposal 
by a property owner to develop or use any land designated for 
public facility use. It is intended that the public agencies be 
given a reasonable period of time to acquire or establish appro- 
priate interests in the property for public use prior to the 
approval of any development proposal. It is further the intent 
of the plan that in the event the public does not acquire the 
land within this reasonable period of time that the Plan be 
amended. 
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STATISTICAL SUMMARY Gross Acres — 4% of total Acres 


RESERVE AREA sis SOS 638% 
URBAN AREAS (Uninc. Portion) 89,622 Bi 
Total Uninc. Planning Area 276,931 1004 


A. The following chart represents the estimated gross acre and percentage totals for 
the various land use allocations of the total planning area by the Land Use Element. 


B. Based upon the average number of dwelling units projected by the Land Use Element 
for the Urban Area a population of 675,769 persons is estimated. 


Land Use Categories Gross Reserve % of Total “Ave. No. Ave. No. Ave. No. 
Acres Acres Uninc. Area Du/Ac Du's _ Persons/Du 


Residential 


Low 363 Cas) Ak) 1.00 [by Gye} S01 D 
Med-Low LES95:0 (606 ) Ao. Die) 32,863 3.90 
Medium Lees Ly ( 34) 5a Le 5.00 2 Ss) EHD 
High Gy 225 © 50) Dee 1229 TE WS Sp) 
Heavy 135 C1229 eh 30.90 Zoe O | 1.90 
Sub-Total 44,840 16220 216,568 3516 
Commercial 
ocala Le 670 pes 
Community yeo9s noel 
Regional 434 aks 
Sub-Total 2, TOE oe Note: The Reserve Area is included 


in the Open Space categories 
Statistiae: 
Industrial 


Park 2022 295 
Light 1,085 40 
Heavy 0 
cae 1. An estimate based upon a guideline 
Sub-Total SOF 1s 3) 2) of one acre per one thousand 
persons. 
Public 
Schools 2). 3,760 Nae 2. An estimate of local school require- 
Local Parks 3 2,680 EST ments based upon student generation 
Other Public 4,405 Lae factors per dwelling unit. 
Quasi-Public SHS) uel 


3. An estimate based upon current 
Sub-Total Eo 4.03 County standard of four acres per 
one thousand persons. 


Open Space 
Rural Designation 572 (72) cou 
Nat. Res. 5,060 Les 4. Dwelling unit maximum included 
Exel. Agr. Hey PES} 28.24 within other land use categories 
Gen. Agr. Oe Oral Reig 3 7) other than residential does not 
Recreation 2U3LS ] EO include 200 units adopted subject 
TR/-C 770 ( 76) s23 to reserve status. 
Other 0O.S. 50,636 (586) 18.28 
Conservation 1,023 (2359) 254 

Sub-Total 214,483 PUGS: 

TOTAL 216,022 1004 


GENERAL PLAN/ZONING GUIDELINES 


The following guidelines indicate those zones in the County 
Zoning Ordinance which are consistent, or could be found to be 
consistent under certain circumstances, with the land use 
categories of the Orange County General Plan. 


Guidelines 


A. STANDARD ZONES 


ile 


The Land Use/Zoning Matrix determines those zones which 
are consistent or could be found consistent with the 
Orange County General Plan. 


B. RESIDENTIAL ZONES 


i 


In determining consistency with residential land use 
categories, development proposals falling within the 
entire density range designated on Land Use Element for 
the subject area may be found consistent providing other 
requirements of the General Plan are satisfied. 


Density Incentive 
It is the policy of the Board of Supervisors that: 


The range of a residential density category may be exceeded 
and the character of development may be modified when a 
housing development project is proposed specifically for 
low/moderate income families. Each proposed project will be 
subject to such review as may be necessary to insure that it 
meets a defined housing need and is designed to be compatible 
with adjacent development. 


When large scale plan proposals for areas (such as Rancho de 
Los Alisos and Moulton Ranch) are incorporated in the General 
Plan, and propose retention of over 50% of the total area in 
open space, recreation and conservation uses, and are sensi- 
tive to areas of natural environmental value (such as Aliso 
Creek) land use projects may be found consistent with the 
General Plan and approved at the high end of the Land Use 
Element density range applicable to the project location 
providing the following conditions are met: 


a) That the proposed development (project) including 
the recreation, open space, and conservation areas, 


is preceded by Planned Community zoning; and, 


b) That the proposed development (project) is other- 
wise consistent with the General Plan. 
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C. MODIFIED ZONES 


1. The consistency of modified non-residential zones is 
determined using the base district and the Land Use/ 
Zoning Matrix. 


Examples: MODIFIED ZONE Base District = 
100-M1-10,000 M1 
Ci 0), 000. CSR) GL 
100-=C2-10 000. (SR)=CBRD) C2 - 
2. The consistency of modified residential zones is deter- 


mined using the following method: 


a. Modified residential zones are “exactly" consistent 
if the following conditions are met: 


1. Using the Land Use/Zoning Matrix the base dis- 
ETICt ASpconcgierents 


2. Using the Residential Standards, the overall 
density per gross acre 1s within the range of 
the land use category. 


3. Using the Residential Standards, the area per 
unit 1s within the range of the land use 
category. 


b. Modified residential zones are ''assumed to be con- 
Sistent"™ if two of the above three conditions are 
met. 


c. Modified residential zones contain "only a degree" 
of consistency if only one of the above conditions 
avenmet. 


d. Modified residential zones are inconsistent if none 
of the conditions are met. 


D. PLANNED COMMUNITY ZONING 
1. The consistency of non-residential areas within a plan- 
ned community is determined by comparing the uses per- 


mitted within the area with the definition of the gen- 
eral plan category. 
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NOTE: 
its consistency with the General Plan and it is found that 
the land uses indicated by the Land Use Element were based 
upon a city general plan, and the residential densities 
specified by the County's Land Use Element are broader than 
the city plan, then the city plan (and the city itself) 
should be consulted and the information received should be 
used to assist in the determination of consistency as long 
as the objectives of the city plan are in harmony with the 
County General Plan. 


ae 


When reviewing a development proposal to determine 


The consistency of residential areas with a Planned 
Community may be determined in two ways: 


a. 


By using the method described under Modified Resi- 
dential Zones (paragraph C-2). 


Where the shape and extent of residential uses 
surrounded by open space areas are delineated on 
the Land Use Element Map (i.e., not striped), the 
density of individual tentative tract maps and 
projects may exceed the top of the General Plan 
density range, may deviate from specified area per 
unit requirements, and may be found consistent in 
the judgement of the planning agency if all the 
following conditions are met: 


1) 


2) 


3) 


4) 


The average area per unit fo the proposed 
planned community district is at the midpoint 
of the General Plan range for the entire area 
of residential use designated on the Land 

Use Element. 


At least 50% of the dwelling units within the 
tentative tract, project or planning area con- 
form to the principal character intended by the 
Land Use Element is not exceeded; 


The midpoint of the density range for the entire 
area of residential use designated on the Land 
Use Element is not exceeded; 

Either of the following is accomplished: 

a) Planning areas specifying the maximum number 


of dwelling units by type (density, charac- 
ter, etc.) and the amount of open space to 


Lvo= 


a) 


6) 


1) 


8) 


be preserved for the entire residential 
designation are made a part of the Planned 
Community District; 


b) A tentative tract for the entire planning 
area or the entire general plan residential 
designation and required open space areas 
is) filed; 


Planned Community District regulations contain 
an accounting system which would advise subse- 
quent property owners of the maximum number of 
dwelling units and amount of open space indi- 
cated for their property; 


Major environmental features intended for pre- 
servation by the General Plan are respected by 
inclusion in the PC area or site plans: 


Specific provisions for addressing low and 
moderate income housing needs are indicated in 


the Planned Community documents. 


The proposed development is otherwise consistent 
with the intent of the General Plan. 
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GENERAL PLAN LAND USE / ZONING MATRIX 
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LAND USE a a f] a 
CATEGORIES SA [pte he eee e eee eee CoSBCSSeSsS 
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THIS CHART SHOULD BE READ FROM LEFT TO RIGHT 
EXACT: The purpose and intent of the zoning district is the same as the purpose 
and intent of the Plan land use category. 
ASSUMED: The purpose and intent of the zoning district is compatible with the 
purpose and intent of the Plan land use category. 
ONLY A The purpose and intent of the zoning district is not compatible with the 
DEGREE: purpose and intent of the Plan land use category, but land use(s) within 
the zoning district is. 
INCONSISTENT:The purpose and intent of the zoning district is in no way compatible with 


the purpose and intent of 
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the land use category. 


Administration of the General Plan 


The Land Use Element of the General Plan is the instrument 
through which the Board of Supervisors and the Planning Com- 
mission considers, debates and finally agrees upon a unified 
set of general policies for the physical development of the 


County. The element is designed, therefore, to facilitate the 
work of the Supervisors and Planning Commissioners as they focus 
their attention on the County's major development problems and 
Opportunities. The need for policy determination occurs at 
several points in time. 


State law allows only three amendments per year for each 
mandatory element. If the element is not amended during the 
year, however, there should be a formal annual review. This 
would require the decision makers review the plan and its 
policies and make necessary modifications in light of the 
previous year's experience. The annual review helps place 
the principal issues of the preceding 12 months in perspec- 
tive so they can be addressed in subsequent amendments. 


Ideally, the annual review should take place just prior to 
the Board's yearly budget cycle. This timing provides focus 
on questions of physical development before decisions on the 
allocation of funds for capital improvements are made. 


State law additionally requires that zoning ordinances be 
consistent with the general plan. To achieve this, the 
County has established a Zoning Consistency Program to pro- 
vide for necessary changes to the zoning code, zoning 
districts or the general plan. The program has five phases-- 
the identification of zoning inconsistencies; a rezoning 
study; the identification of areas which require special 
study; the refinement of the general plan and its interim 
policies; and finally,' a reviszon of the zoning ‘code. 


As amendments to the element are proposed for portions of 
the unincorporated area, more specific guidance may be 
needed. To provide this guidance, supplements to the Land 
Use Element may be adopted. Their purpose is to formalize 
county policy uniquely appropriate to certain areas. This 
is an interim measure until such time as more detailed 
steps in the planning process can be accomplished. 


Supplements generally contain goals, policies, development 


guidelines and implementation policies. They provide guid- 
ance in area development decisions through more explicit 
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interpretation of the intent of the general plan and direc- 
tion for further planning activities. 


As specific plans for portions of the county are completed, 
they will gradually absorb the function now being performed 
by the supplement. 


Land Use Element supplements are not part of the General] 
Plan. They are enacted by separate Board resolution. 
Supplements are adopted for the following areas. 


1. Capistrano Valley 

2. Orange Park Acres 

3. South Laguna 

4, Laguna-Aliso (Moulton Ranch) and Northern El Toro 
5S. Irvine Coastal “Area ‘(TICMAP) 

6. East Orange 


Certain background studies and resultant reports are gen- 
erated as part of the amendment process. While such reports 
are not adopted formally as part of the Land Use Element, 
they nevertheless represent useful sources of rationale 
behind many of the proposals contained in a particular 
amendment. For that reason, they are listed in an amendment 
bibliography. Any reports so identified should be reviewed 
as particularly relevant sources of background information 
should the interpretation of an amendment item come into 
question. 


ADMINISTRATIVE POLICY 


Consistency Interpretation 


In the administration and implementation of the General Plan, 

as amended, the Planning Commission has at its discretion the 
authority to interpret and render findings on consistency of 
zoning and other land use projects with the General Plan so 

long as such findings are in conformance with the requirements 
of the Government Code and the policies and guidelines expressed 
in the General Plan. 
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ADMINISTRATIVE POLICY (Continued) 


Consistency Among General Plan Elements 


The General Plan is made up of several elements, each of 
which merits consideration. The elements compete with 
each other for priority and emphasis. The determination 
of consistency is particularly difficult at a very 
detailed project scale. The Planning Commission may 
review specific projects and determine an appropriate 
balancing of the competing interests reflected in the 
various elements on a project basis. 


Map Interpretations 


In the case of questioned interpretation or ambiguity in 
an element of the General Plan due to the scale of the map, 
or other special concerns in implementation such as topo- 
graphic or environmental concerns, the Planning Agency ex- 
hibit maps presented at the public hearing(s) upon which 
the Planning Commission takes approving action may be used 
as evidence in determining consistency of a proposed de- 
velopment with the appropriate Element. The notations on 
the exhibit are not intended to redefine the land use or 
other designation as applied to the area, but rather to 
capture special considerations regarding how it should be 
applied. 


Land Use Boundary Intent 


The General Plan designations are intended to show general 
or approximate locations of use designations. Specific 
plans, zoning and sometimes specific projects serve to 
precise use boundary edges and transition areas. 


Land Use Boundary Interpretations 


General Plan maps may show boundary designations that appear 
to follow specific topographic or manmade features. Projects 
may be assessed as consistent with the General Plan when in- 
terpreting these designations upon making the following finds: 


a. The basic character of the area would be retained. 

b. Owing to the scale and location of the change, approval 
of the use would be compatible with the uses identified 
in the Land Use Element for this area. 

c. No significant environmental or infrastructure impacts 


will be created due to development of uses as a result 
of such adjustment. 
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ADMINISTRATIVE POLICY (Continued) 


d. No precedent is thereby established for development 
within designated environmentally significant areas. 


Examples of qualifying considerations: 


(1) Final project design provides equal or greater 
open Space with greater public utility. 


(2) Detailed site study identifies significant environ- 
mental features unknown or inaccurately identified 
during General Plan studies. 


(3) Significant public facilities such, asrparks, bike 
and horse trails are provided and serve to define 
use areas but are not required as part of General 
Plan elements. 


(4) Artificial boundaries have been superimposed on the 
Land Use plan after its adoption, i.e., city bound- 
aries; noise contours; public facilities such as 
roads, drainage courses, pipelines, etc. 


(5) Expansion or modification of existing use where 
impacts are essentially unchanged (e.g., condominium 
conversion). 


Acceptance of Projects for Filing and Processing 


Small scale projects which appear to differ from General 

Plan map designations may, at the discretion of the Director, 
EMA, be accepted for filing and processing where the findings 
listed in item 5 above can be determined. Consistency may 
then be evaluated along with project review as detailed in- 
formation becomes available. Small scale projects proposed 
within compatible use designations may be determined con- 
sistent where shown highly responsive to the following: 


(1) Make explicit provision for low/moderate income 
housing. 


(2) Implement multiple use designations, e.g., Tourist 
Recreation/Commercial. 


(3) Implement noise protection policies. 


For purposes of applying this policy, "small scale" may 
be interpreted to include limited planning areas within 
adopted Planned Community Districts in which minor changes 
or rearrangements of use within the Planned Community are 
proposed, but without losing the overall balance of uses. 
Of special consideration in this instance is the need to: 
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ADMINISTRATIVE POLICY (Continued) 


(1) Retain or increase permanent open space; 
(2) Retain or increase employment opportunities; 


(3) Retain or increase low/moderate income housing 
opportunities. 


No inference of project approval or eventual finding 
of consistency is to be implied by acceptance for 
ie aL Wlaisoys. 
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